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INTRODUCTION

DTC Partners, LLC, of Rockville, Maryland (the "Owner" and "Applicant") is the owner of
the approximately 34 acres of land (the "Property") located at the northeast intersection of City
Center Boulevard and Nokes Boulevard within the 554-acre master planned community known as
Dulles Town Center. 1 The Applicant proposes to rezone the subject Property from planned
industtial to a mix of commercial and multi-family residential land uses. This proposal will
incorporate into the overall Dulles Town Center property ("DTC property") an additional high
density residential component along with appropiiately scaled office and retail uses. In addition, a
location for a fire/tescue station is included and the required Special Exception for that use is
proposed.

“"The Property is currently zoned PD-IP (Planned Development — Industtial Park) under the
1993 Zoning Ordinance and is located in the Route 28 Taxing District. It is subject to special
exception conditions that permit wp to 40% office use (SE 82-26 and SPEX 1990-0071),-but the
Property is not subject to the original Dulles Town Center concept development plan and proffers
(ZMAP 1996-0014, SPEX 1991-0043, and SPEX 1991-0045). The Applicant proposes to.rezone
the Propetty from PD-IP to a combination of the PD-CC(CC) and R-24 zoning districts of the

1993 Loudoun County Zoning Ordinance (the "Otrdinance"), and in conformance with the density

and land use policy recommendations of the Revised General Plan (the "Plan"). Approximately
one-third (11 acres) of the site is proposed for non-residential uses and two-thirds (23 acres) is
proposed for high density residential uses. Generally, the surrounding planned land uses to the
north and east are suburban residential, business to the south, and Keynote to the west. The

Property is currently vacant and is located in the Potomac Election District (formerly the Broad
Run Election District).

1 The Property is more particularly described as a portion of Parcel 102 (34 acres) on Loudoun County
Tax Map 80 (MCPI # 029-37-6224).
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This application was heard by the Planning Commission on May 17, 2004 and further
discussed subsequent to the public hearing. While most comments on the application were
resolved, two major issues remained:

* Land Use. Significant concern was expressed that this project be conceptualized in
relation to the Dulles Town Center Master Plan and that such a master plan was not
fully developed at that time. As originally proposed, the project was primarily
residential with approximately 600-units (age-restricted) included.

Since the Planning Commission deliberations on this case, the Applicant has redesigned the
proposal to respond to concerns about land use. The proposed number of residential units is
scaled back by nearly 30% and a community—oriented retail/office component has been
incotporated. The residential portion is designed as an extension of the well-received Parc Dulles
project adjacent to the north. The non-residential element is comprised of moderate scale office
and retail uses designed to be physically and functionally integrated into the Dulles Town Center
propetty. Itis an integral part of Parc Dulles II but is also walkable from the other residential
nelghborhoods in the DTC propetty. Importantly, it is also accessible from Nokes Boulevard,
enhancing its potential as a vibrant office/retail center that will be a true amenity to Dulles Town
Center residents as well as people who work in and around the DTC property. The scale of the
non-residential uses compliments the larger scale office and retail already present in the mall and to
the west of the mall.

The Appli¢ant, concurrent with this redesign, also proceeded with' master planning efforts
for the full 554-acte DTC propetty. The atea to the north and west of the mall was significantly
redesigned and, in a sepatate rezoning application, a mixed use development is proposed with '
100% office west of Atlantic Boulevard and a mix of uses in a town center format east of Atlantic.
The Dulles Town Centet trezoning (ZMAP 2007-0001; ZCPA 2007-0001, currently in review),
proposes to redesign the existing approved office use, to increase the existing approved office
square footage for the entire property by 250,000 sf and to add a high density residential
component, in a vertically mixed arrangement. Importantly, the Dulles Town Center rezoning
affirms Atlantic Boulevard as the key boundary between Keynote Employment land use and the
Urban Center, which suppotts 2 broad mix of uses.

= Schools. The availability of school capacity in the assigned school district was raised as
a significant concern and was unresolved at the time.

The Applicant has discussed a variety of solutions with the staff of Loudoun County Public
Schools. LCPS recommendation is that the site be served by the underutilized Park View cluster,
to the east.
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BACKGROUND

The Dulles Town Center ptoperty ("DTC property") is a 554-acre master planned mixed-
use community located in the southeast quadrant of the intersection of Route 28 and Route 7. See
Exhibit A for the Zoning History of Dulles Town Center. The portion of the DTC propetty that is
the subject of this application consists of approximately 34 acres located in the southeastern
portion of the propetty, as mote particularly shown on the enclosed Concept Development Plan (the
"Concept Plan"), prepared by Dewberry & Davis LLC, dated July 2002 and revised through August
26, 2009. The DTC property is presently developed with the following uses:

* 2 regional mall, including five major anchot/department stores, and additional retailers and
testaurants surrounding the mall;

*  arestaurant park;
*» alimited service hotel operated under the Courtyard by Marriott name;

* 3 residential components: 156 single family attached dwelling units known as the Colonnade at
Dulles Town Center, a 406-unit multi-family luxury apartment community known as the

Remington at Dulles Town Centet, and 393-unit multi-family luxury apartment community
known as Parc Dulles;

3

* a day care facility;
» _a ‘Class A’ office building comptising approximately 185,000 gtoss'squzxe feet;and
»  a flex industtial/ office building comprising approximately 99,000 gross square feet.

As presently zoned, the DTC property will include a total of 1,068 dwelling units,
approximately 3.3 million squate feet of commercial office space, 1.5 million squate feet of retail
space, and 1.5 million square feet of flex-industrial. To date, thete are 1,000+ occupied dwelling
units with over one million square feet of non-residential uses. Figure 1 indicates the location of
the subject Propetty in telation to the existing uses in the DTC property as a whole.

R-118
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APPLICANT'S PROPOSAL

The Applicant proposes to develop the 34-acre Parc Dulles II with a mix of residential
multi-family units and a community-otiented office/tetail center along with a fire/rescue station.
Parc Dulles IT will be designed to extend the well-received Parc Dulles project adjacent to the north
onto the subject property. The community amenities include a pool and clubhouse, a playground, a
tree conservation area to protect forested areas, stream valley resources and an archaeological site
and a seties of “Town’ and Pocket’ green spaces. Three specific requests are included as part of
this proposal:

» Rezoning from PD-IP to a mix of PD-CC(CC) and R-24 to allow for 445 residential
units (inclusive of ADUs);

» Special Exception to permit Fire/Rescue station use; and

»  Special Exception to permit office use in excess of 20% of the total square footage
allowing up to 100,000 sf of office use in the PD-CC(CC) district, with a minimum of
40,000 sf.

Residential Land Use. Just over 20 acres is devoted to the R-24 zoning district and provides
for a well-designed residential community to blend with the existing Parc Dulles residential
community to the north. Futther, the proposed land plan eliminates site access from City Center
Boulevard and provides for active and passive recteation opportunities.

Office/ Retail. Almost 10 actes is devoted to commercial uses, and the proposal has been
revised to maximize the opportunity for office use. A minjmum of 40,000 sf is set aside for office
use and the remaining 60,000 sf could develop as eithet office or retail. A Special Exception
- request is included to permit office use exceeding the-20% permitted by right.

Tabie 1 indicates the specific zoning districts and uses propbsed.

S A_Iab
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Table 1: Zoning Districts and Uses

Patc Dulles IT
R-24 Zoning District PD-CC(CC) Zoning District
21.5 Acres 12.6 Acres
Market Rate Units 417 DUs Retail 60,000 sf
Affordable Dwelling 28 DUs Office 100,000 sf
Units (9.1 acres / 76,600 sf by
Special Exception)
Fire / Rescue 17,000 sf
(3.3 Actes by Special
Exception)
TOTAL Residential 445 DUs TOTAL Non-tesidential | 117,000 sf

The Applicant is incotporating a 3.3-acre Fire/Rescue site, which will be provided to
Loudoun County, with a credit taken against capital facilities obligations, eliminating the need for a
direct expenditure fot land acquisition. In addition, the Applicant has incorporated a Special
Exception request into the subject application for public review, saving the County the cost and
time delay of a sequential 6-12 month public review process to obtain a Special Exception to
establish the fire/rescue station. This application has been designed to provide this needed civic
space for use by the County. '

Roughly squate in shape, the approximately 34-acre parcel lies at the northeast intersection
of City CenterBoulevard and Nokes Boulevard. Actoss City Center Boulevatd, the outer ting of_
the Dulles Town Center Mall is occupied f)y retail uses, to the south across Nokes Boulevard are a
series of light industrial/flex buildings. To the north, a 393-unit multi-family residential community
known as Parc Dulles is complete. The architecture and land plan of Parc Dulles II will mirror

~ Parc Dulles to ensure a seamless integration of the new community on its northern boundary. The
south side of the propetty has been replanned as an office/retail center, providing an excellent
transition to the Nokes Boulevard frontage and business uses in that corridor. The County’s vision
is to develop places where people can live, work, play and shop all within easy walking distance.
Dulles Town Center will evolve over time to meet this vision, and the Parc Dulles II project is one
component of that evolution.
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ZONING MAP AMENDMENT FACTORS

Section 6-1211(E) of the 1993 Zoning Ordinance outlines various factors for consideration

in the review of a rezoning request. The following is an analysis of these factors in relation to the

Property.

1)

Whether the proposed zoning district classification is consistent with the
Comprehensive Plan.

Land Use. The Parc Dulles II property is governed by the Loudoun County
Comprehensive Plan including Revised General Plan,("Plan") the Retail Plan, and the

- Revised Countywide Transportation Plan, ("CTP"). The majot land use considerations for

future development and residential density for the Property are included in Chapter 6:
Suburban Policy Area. The Plan notes the following land uses as applicable for this site:

L

* Keynote Employment Center. "...large-scale regional office developments that
featute high visual quality and high trip-generating uses, including office parks, research
and development parks, corporate headquarters, and similar uses of a large scale." A
minimum of 70% of the site should be office uses.

» Urban Center. The Plan also identifies this quadrant as appropriate for the County’s
"Urban Center." The exact location of the Urban Center is not specified on the
Planned Land Use Map, though the Plan recommends a range of 60-90 acres.

Application of Urban Center Policies. It is clear that, when approved in 2001, the
Revised General Plan recognized that the DTC-property should develop with a tix of uses
that contained a strong regional office component, a destination retail component and a
high density residential component. The Planned Land Use Map designated the DTC
property as Keynote Employment Center, although destination retail and high density
residential existed on site, along with Class A office space. In recognition and support of
the mixed use nature of the DTC property, the Plan identifies the area as the correct
location for the County’s Urban Center. The Plan also recognized the following:

* The Urban Center would "...evolve through phasing in response to changes in the
surrounding communities, the development of services such as mass transit, and
changes in business and housing trends.” (text, Revised General Plan, p. 6-21).

7- A-133
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= The Urban Center is to evolve from the cutrent shopping/mixed use centetr (Urban
Center Policy #1, Revised General Plan, p. 6-21).

We believe that the DTC property has evolved, and that Urban Center policies
should be considered in assessing the County’s vision for this location. The County staff
evaluated the initial submission for this property against Keynote Employment Center
policies, as opposed to Urban Center policies. At that time, a larger plan for the DTC
propetty was not submitted, nor had changes to any other part of the DTC property been
proposed. In addition to redesigning the subject property to better implement the Urban
Center vision for the DTC property, and in response to concerns about the need for a
master plan context, the Applicant has submitted a separate rezoning that would focus all
regional scale office uses west of Atlantic Boulevard, moderately increasing the amount of
approved office use cutrently petmitted in the DTC property as a whole — including the
office permitted at Parc Dulles II -- and permitting an employment-anchored mixed use
"town center" area north of the mall. The subject application, along with the Dulles Town
Center rezoning (ZMAP 2007-0001/ZCPA 2007-0001) implements a cohesive plan for the
DTC property that accomplished the following important goals:

*  TImplements a unified master plan, which establishes the area with Route 28 frontage as
the Keynote Employment Center, with the mixed use Urban Center east of Atlantic;

* Slightly increases cutrently approved amount of office in the overall DTC property;
* Enhances value and marketability of Keynote office; and

= Integrates additional high density. residential land use along with small amount of
targeted retail options into specific components of the DTC propetty.

We acknowledge that the Urban Center policies envision an area of 50-90 actes as
the Urban Center which is not large enough to encompass the subject propetty, located on
the southeast corner of the 550+ acre DTC property. As noted above, however, the Plan
anticipated growth and change in the Utban Center. In particular, the Plan envisions that
the Urban Center will build on the existing mall, which should not be viewed as sepatate
from the Urban Center but rather part of the Urban Center.

All of the DTC property is planned for Keynote Employment Center, which
excludes residential land use and all but accessoty tetail. Clearly, howevet, the DTC
property is neither envisioned for nor developed as 100% office. We acknowledge the
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intent of the Plan to ensure that the DTC property, which is developing with 2 mix of uses,
will have a vety strong employment component. Destination Retail and Keynote
Employment Uses have been well established in other parts of the DTC property. In
particular, Keynote Employment Center uses have been established in the cotridor between
Atlantic Boulevard and Route 28, and this application contributes to consolidation of the
large scale Keynote Employment Center uses in the appropriate location.

The proposed Patc Dulles II project is consistent with the Urban Center policies of
the Plan and will function as a balanced node within the larger Urban Center. The subject
Property is proposed for a mix of uses that are appropriate to the site so that all new uses
are seamlessly integrated into the existing community. Further, the subject Property is
approptiate for High Density Residential Use with densities 8.0 and 24 dwelling units per
acte (High-Density Residential uses will develop only in a kimited number of locations. . .within the Connty’s Urban Center..."
Revised Gengral Plan p. 6-15). Parc Dulles II is adjacent to existing multi-family residential land
use and would extend high density residential along the east side of City Center Boulevard.
This rezoning application proposes development of the Property at a density of 21 units per
acre, including the ADU component.

The land use mix proposed by Patc Dulles IT implements the Revised General Plan
vision for the DTC quadrant of Routes 28 & 7 and productiyely implements the Urban
Center policies. Table 2 presents the proposed land use mix for the Property and the land
use mix recommended by the Urban Center policies; and Table 3 includes a graphic
generally indicating the location of various land uses.

A-1a4
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Table 2: Proposed Land Use Mix *

U gtban Proposed %
& Pz;tet Parc Dulles 11 Y
cy i
High Density 10%-25% 47% 16.2 AC
Residential
Commetcial/Retail 10%-50% 11%? 3.9 AC
Regional Office 30%-50% 9%2? 29 AC
Light Industrial - 0%-20% 0% 0AC
Public /Civic Min 10% 10%* 3.4 AC
Parks/Open Space Min 10% 23%* 7.7 AC

1 Plan policy specifies that parcels less than 50 acres in size that are not expected
to develop as Keynote Employment Centers may vary from the anticipated land

use mix, if it can be shown that adequate resources are located within 1,500,

2 ' Range of office use provided: 40,000 sf to 100,000 sf, and range of retail provided:
0 sf to 60,000.

3 Civic uses ptovided include Club Housé€ and Fire and Rescue site.
4 Open space includes Village Green, Community Green, Pool Facility, Tree
Consetvatipn Area and a portion of the buffer area.

-10-
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REVISED GENERAL PLAN LAND USE Table 3

HIGH DENSITY RESIDENTIAL

TOWMERTIAL & RFTAlL SFRVICFS

|GIONAL QHFICE

PURIC B CMIC

PUBLIC PARKS & OPEN SPACE

-G DENSIITY RESDFTA. I3 25%
TOMMERCIAL & REIAR S:RVICES “ox. 0%
EGIONAL OHICE ox 0%
DVERMAL CFHCE A UGHT NUDSIRAL 0" 7%
2484C LCMC 0% No Max
2.8.IC PARKS 8 OPEN SPACE ‘0% No Max

ot SEPTFMBER 2009
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Design. Parc Dulles II is an important piece of the larger Utban Center. Within the DTC
propetty, the amounts of office, commercial, and retail uses far outstrip the amount of
residential uses. If Dulles Town Center is ultimately to evolve into an Urban Center as
called for by the Plan, a greater number of residential units will help advance this notion of
a vibrant community.

This proposed neighborhood is an extension of another residential neighborhood
neating construction just to the north of the Property. With Parc Dulles II, the Applicant is
connecting the several residential projects within the DTC property. This interrelationship
will create a rich urban fabric that provides both a protected residential "zone" within the
DTC property, but ensures that it is well-connected to the balance of uses on site. The
distinct residential neighborhoods will not be singular and disconnected like many suburban
developments found today. The relationship of each neighborhood to the next will be
accomplished through architecture, streetscape, layout and pedestrian linkages.

Mix of uses and consistency of architecture. Parc Dulles II will be a rich and varied apartment
neighborhood, which incorporates a community-scale office/retail component. In addition
to a design that integrates the subject Property into the existing fabric of the DTC property,
the proposal adds an appropiately scaled office/retail center, which will serve the entite
existing residential component of the DTC property. The architecture is based on the
residential portion of Parc Dulles II and the land plan emphasizes walkability. Conceptual
elevations have been included in the submission packet.

Pedestrian-Friendly/ Carefully-crafted Streetscapes> This neighborhood is designed to be
pedestrian-friendly. The pedestrian linkages planned for this development will connect
directly to the Dulles Town Center mall. A complete development-wide pedesttian
network has been designed in the form of a master pedestrian sidewalk and trails plan for
Dulles Town Center. The streets that traverse the site conduct traffic, both pedestrian and
automobile, through the site. Thete are planting strips and sidewalks on both sides of the
street, continuous street trees, and parallel, on-street parking. The buildings front onto the
streets. There ate doots and windows on the street, and parking is behind the buildings.

Interconnected Public Realm. Parc Dulles II attempts to create a strong sense of public realm.
Traditional planning places emphasis on separating public from private uses, and public
from service uses. The proposed design operates within this planning tradition. Handsome
fronts create the street edges. The parking courts are located behind the buildings,
completely hidden from view.

12- A-lat
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The design of Parc Dulles IT helps to cteate an attractive sequence of spaces. As one
enters Parc Dulles II from the north and the adjacent Parc Dulles neighbothood, there is a
formal square artived at by passing undemneath an overhead bridge. One passes in front of
the main building and is drawn to a second square that seeks to join the two neighborhoods
together. One crosses into the new neighborhood, proceeds down the street to arrive in
another open squate that is the living room of this neighborhood. Again the main building
with its neighborhood and community functions sits on the square and acts like a public
building. A street from the west joins the square; but traveling further south, one arrives at

another small square that will serve as an entry vestibule to the neighborhood when arriving
from the south.

Connectivity. Another aspect of traditional planning is connectivity. The aim is to make this
neighborhood well connected and meaningfully connected to the surrounding Town
Center. Four street connections ate made to the ring road from these two neighborhoods.
A pedesttian connection is proposed between the neighborhoods from the two
neighborhood centers. One can walk along a handsome pedestrian walk from the squate in
the south neighborhood, through the lobby of the building to the garden behind, down a
garden walk across the street, through the building to the courtyard of the main building in
the north neighborhood to atrive in the square. The walk links the amenity spaces of the
two neighborhoods.

Green Infrastructure. The County's Revised General Plan introduced new policiés
directed at preserving and ephancing the County's Green Infrastructure. Chapter 5 of the
Plan identifies four key components of Green Infrastructure: Natural Resources; Heritage
Resources; Open Space Assets; and Complementary Elements. Also under the Natural
Resources category is the River and Stream Corridor Ovetlay District, or RSCOD..

The Applicant has evaluated the Green Infrastructure elements of this site and has
incotporated those elements into the site design. The site is heavily wooded and an analysis
.of the forest cover was completed and is included as Sheet 3 of 5 of the ZMAP application.
Delineation of the save areas was guided by this tree survey. Less than one acre of wetlands
was identified on site; the wetlands are located within a portion of the site designed to
remain undisturbed. There are no areas of RSCOD on the Property.

Open Space and Public/Civic Space. Open space was calculated based on criteria
identified in Policy C9 (a-j) on page 6-8 of the Plan. Total open space and civic space on the
site equals 11.1 acres (33%). The Open Space Plan below provides detail on location and
type of open spaces included on the site.

-13-
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OPEN SPACE PLAN

- IHRIOR OPEN SPACE

- FERBETER OFEN SPACE

//// STORM WATER MANAGEMENT - 50%
4

PARC DULLES 01

INTERICR OPFN SPACF

PERWETER OPEN SPACE

SICRWVAAIER MANAGENVENT

SFPTEMBER 2009
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2)

3)

4)

Wildlife habitat and vegetation are addressed in Response 9 below. Archaeological
resources are addressed in Response 16 below.

Whether there are any changed or changing conditions in the area affected that
make the proposed rezoning appropriate.

The subject Propetty is part of almost 85 total actes of Planned Industrial ground
that is no longer compatible with the County’s and the Applicant’s desire for an Urban
Mixed Use community. Also, higher density residential land uses are more supportive than
low intensity flex/light industtial of implementing the County’s vision of a multi-modal
transpottation netwotk in designated transit corridors. For this and the reasons set forth
eatlier, in otdet to achieve both the County’s land use and transportation visions, greater
numbers of residential units must be provided at Dulles Town Center in order to achieve a
well functioning urban center at the Dulles Town Centet.

Whether the range of uses in the proposed zoning district classification are
compatible with the uses permitted on other property in the immediate vicinity.

The proposed uses ate compatible with the planned uses in the immediate vicinity
of the Property. The property immediately to the north is zoned for multi-family
residential. To the south and east, propetties are zoned PD-IP and developing as light-
industrial/ flex-office uses, which provide employment opportunities within biking/walking
distance. To the west is Dulles Town Center, again, a recreational/ commetcial amenity

~within walking distance of the proposed residential community.

Whether adequate utiiity, sewer, and watet, transportation, school and other
facilities exist or can be provided to serve the uses that would be permitted on the
property if it were rezoned. :

The Property is located within the Sterling community of the Suburban Policy Area,
one of the most mature communities in Loudoun County. Public infrastructure such as
water, sewet, and roads are in place (the Applicant and other allied partners have invested
$20 million in the regional road network to date). Schools, libraries, and other community

facilities exist in the nearby communities of Countryside, Stetling, Potomac Lakes, and
Cascades.

-15-
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5)

6)

7

The effect of the proposed rezoning on the County's ground water supply.

The proposed development will be served by public water and sanitary sewer.
Consequently, development of the site will not have any adverse impacts on the County's
groundwater supply.

The effect on uses allowed by the proposed rezoning on the structural capacity of
the soils.

The Existing Conditions Map reflects soil types and characteristics on the Property.
A soils report will be submitted as patt of the later steps in the process for the development
of the Property. The soils report will identify potential limitations and determine
appropriate engineering measutes that may need to be undertaken during the development
of the Property.

The impact that the uses that would be permitted if the property were rezoned will
have upon the volume of vehicular and pedesttian traffic and traffic safety in the
vicinity and whether the proposed rezoning uses sufficient measures to mitigate the

-impact of through construction traffic on existing neighborhoods and school areas.

The traffic study provides a detailed analysis of the traffic impacts associated with
the proposed rezoning and finds that development of the site as multi,family residential
would result in fewer AM peak, PM peak, and ovcra.ll trips than development under the
current PD-IP. zoning,

Parc Dulles II is essentially a component of the larger Dulles Town Center
community and thetefore the majority of the transpottation netwotk improvements were
addressed in the original rezoning application and subsequent development. All of the
major toad improvements ate in place. The Applicant and other allied partners have
invested approximately $20,000,000 in regional roads and road improvements to date. The
majot improvements include: Dulles Town Citcle, Nokes Boulevard, Atlantic Boulevard,
City Center Boulevard, and Dulles Center Boulevard. In addition, the Applicant has
provided a §7.4 million contribution towards the construction of the Algonkian
Parkway/Route 7 interchange.

-16-
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8)

9

10)

Whether a reasonably viable economic use of the subject property exists under the
current zoning.

The Propetty is curtently zoned PD-IP, a district whose purpose is described as
"...established for light and medium industrial uses, and necessary supporting accessory
uses and facilities...". Although there may be other viable economic uses permitted on the
propetty under the current zoning, many of these uses may no longer be appropriate or
desirable given the changing charactet of the surrounding land uses as identified in Number
2 above. The desired and planned land use — Keynote Employment — is being established
along Route 28.

The effect of the proposed tezoning on the environment or natural features, wildlife
habitat, vegetation, water quality and air quality.

The Propetty will be served by public water and sewer and therefore will not impact
the ground water ot sutface watet quality. BMPs will be provided in accordance with
County Facilities Standards Manual standards, which will assure acceptable water quality of
stormwater runoff. A forested wetland area, approximate 2.5 acres in size, is incorporated
into the CDP as Tree Cofiservation Atea

Exhibit C is an assessment from the Virginia Department of Conservation and
Recreation with regards to natural heritage resources such as endangered species and
wildlife habitat. DCR’s assessment determined that no impact natural hentage resources of

concern is anticipated in relation to this project.

Whether the proposed rezoning encourages economic development activities in
areas designated by the Comprehensive Plan and provides desirable employment
and enlarges the tax base.

Development of the Property, if rezoned, will provide development-related
construction employment opportunities. The resulting residential development will
increase the assessed value of the Property. The relationship of the residential use to the
surrounding employment and commercial uses will allow residents the opportunity to live
closer to both wotk and other amenities such as entertainment, enhancing Dulles Town
Center as a desirable place to ‘hive, work, and play.’

-17-
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Revised July 28, 2009
Revised August 31, 2009

11)

12)

13)

14)

Whether the proposed rezoning considers the needs of agriculture, industry and
businesses in future growth.

The Dulles Town Center property is under development as a2 mixed use ‘utban
center’ and therefore no longer contributes to the agricultural economy of the County.
Development of the Property with multi-family residential units will provide housing
alternatives to the County’s workforce, thereby supporting the needs of the County’s
employment sector.

Whether the proposed rezoning considers the current and future requirements of the

community as to land for vatious purposes as detetmined by the population and
economic studies.

See responses to Numbers 1 and 11 above.

Whether the proposed rezoning encourages the conservation of properties and their
values and the encouragement of the most appropriate use of land throughout the
County.

See responses to Numbers 9 and 11 above. .

Whether the proposed tezdning considers trends of growth of changes,
employment, and economic factors, the need for housing, probably future economic

and population growth of the Courity and the capacnty of existing and/or planned
public facllmes and infrastructure.

The proposal seriously considers growth impacts on the larger Loudoun community
and uses this notion as a point of departure. By locating residential units in a mixed-use
community, the Smart Growth Vision adopted by the Boatd of Supervisots is advanced.
The County’s vision is to develop places where people can live, work, play and shop all
within easy walking distance. Dulles Town Center plans are evolving to meet this vision.
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15)  The effect of the proposed rezoning to provide moderate housing by enhancing
opportunities for all qualified residents of Loudoun County.

Pursuant to Section 7-102 of the Zoning Ordinance, affordable dwelling units
(ADUs) are required to be provided in any development that is "(a) served by public watet
and sewer, and (b) the subject of an application for rezoning. .. which yields, as submitted by
the applicant, fifty (50) or more dwelling units at an equivalent density greater than one unit
pet gross acre.”" Therefore, 6.25 percent or 28 of the proposed units will be offered as
ADUs. The number and proposed location of the ADUs will be consistent with the
requirements of Article 7 of the 1993 Zoning Ordinance.

16) The effect of the rezoning on natural, scenic, archeological, or historic features of
significant importance.

A Phase I Archeological Survey dated October 2002 was completed by Thunderbird
Archeological Associates, Inc. and found that the site has ‘moderate’ probability of yielding
prehistoric and historic period archeological sites. The Phase I survey is attached. (See
Exhibit B) The Axchaeological Site has been denoted on the Rezoning Plat and included in
the Tree Conservation Area to prevent disturbance. The proffers further commit to
maintaining the site in an undisturbed condition and, if any unanticipated disturbance is
required, that Phase II and III archaeological analyses will be provided as recommended.

PHASING PLAN Ifa development is proposed for construction in phases duting 2 period
‘extending beyond a single construction season, Checklist Item "N" requires that the Applicant
submit a phasing plan that states "the proportion of the total public and private open space and
public improvements and the proporuon of each type of proposed use to be provided or
constructed during each such stage."

Parc Dulles IT will be "built-out" in a single stage, over a petiod of eighteen months,
depending upon market conditions and product demands. ADU units will be provided based upon
the phasing requirements of the 1993 Zoning Ordinance.

For Parc Dulles II, there is no "public” open space in the sense that it will be conveyed to
Loudoun County. All open space will be "private” and maintained by an owners association.

Public roads are existing and are not subject to this application. Water and sewer is the
other public improvement that will be constructed in accordance with LCSA guidelines to provide
service to residential lots.
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SUMMARY The proposed development of Parc Dulles II at Dulles Town Center is in
conformance with the policies of the applicable comprehensive plans and the regulations of the
goveming Zoning Ordinance. The development plan has been designed as one component within
a larger ‘Urban Center.” The Revised General Plan anticipates that this area will develop as a2 mixed
use ‘Utban Center’ and therefore the change in use from planned industrial to high density
residential would be appropriate. The Applicant, therefore, respectfully requests approval of the
requested land development application.
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PROPOSED MODIFICATIONS WITH JUSTIFICATION

Modifications must achieve an innovative design, improve upon the existing regulations, or
otherwise exceed the public purpose of the existing regulation (Sec. 6-1504).

4-205 LOT REQUIREMENTS

@

4-205(C)(2). Yatds; Adjacent to Agricultural and Residential Districts and Land
Bays Allowing Residential Uses

. Requirement:

100’ building, patking, refuse, and loading setback to residential district. No Parking,
outdoor storage, refuse or loading shall be permitted between buildings or visible from
residential ateas. 10’ minimum Type I rear buffer required.

Modification:

50’ building, parking, refuse, and loading setback to residential district. No outdoor storage,
refuse or loading shall be visible from residential areas. Parking shall be screened to the
extent feasible. A 25’ minimum Type II rear buffer is provided.

JUSTIFICATION:

The proposed application seeks to provide an innovative design that integrates the multi-
family residential and neighborhood scale non-residential uses, resulting in a reduced
separation between tesidential and non-residential buildings -- 75’ instead of the cumulative
125’ that would be required without modification. It provides for a more compact nad

_walkable community.

Because a Type II buffer will be provided, however, the proposed modification will result in
a more heavily landscaped if narrower separation between the residential and non-
residential portions of the property. In particular, a Type II buffer incorporates evergreen
trees into the landscaping of the buffer, while the required Type I buffer includes no
evergreen plantings. Furthet, the proffers are revised to enhance the required buffer in the
R-24 district from Type I to Type IL
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@

Buffer between R-24 and PD-CC(CC) districts (added together)

Required Proposed
Width 125 75
Landscaping (per | 2 canopy trees 4 canopy trees
100’ lineal feet) 8 understory trees 8 understory trees
20 shrubs
4 evergreen trecs

The requirement that outdoor storage, refuse management and loading areas not be visible
from the residential uses remains in place. The Type II buffer, with the evergteen
component, is provided to ensute maximum screening of parking, while providing a well
designed and pedestrian oriented mixed use environment.

4-206(D)(2) Access to Major Collector

Requirement:
Each Commercial Center shall provide convenient and coordinated vehicular access to
public roadways as follows: Community Centers — Collector Roads

Modification:
Allow PD-CC(CC) Community Centets to provide vehicular access to a Major Collector
Road' (Nokes Boulevard)

JUSTTFICATION:

The sub]ect property is bounded by 2 Major Collector Roads (Nokes and City Center -
Boulevard) and a Collector Road (Haleybird). The proposed modification permits internal
access to be provided via two entrances — Haleybird and Nokes - and a private street
instead of a collector road. The proposed modification improves upon the existing
regulation by supporting the use of private streets internally which supports a pedesttian
friendly design that can balance pedestrian and vehicular connectivity between the '
residential and non-residential portions of the site.

A collector road ot even minor collector road constructed to VDOT standards would not
be appropriate as an intemal roadway. These roadways are defined in the CTP as follows:

22
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Collector Road: A road into which local roads funnel and which, in turn, carries
traffic to an arterial road. Ideally a collector road would have few private entrances
accessing it directly.

Minor Collector Road: A roadway that carries traffic from local subdivision streets
and raral secondary roads to major collectors and /or arterials.

Neither of these definitions are consistent with the function of the internal vehicular
circulation needed for the subject property. Most importantly, construction of a broad
collectot road internally would undermine the quality of the pedestrian environment
dramatically.
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SPEX 2008-0026

Proposal to permit establishment of Fire/Rescue use of site

APPLICANT’S PROPOSAL

The Applicant proposes to dedicate approximately 3.3 actes to the County for a Fire/Rescue
station. Fire/Rescue uses tequire a Special Exception approval, and this application proposes
establishment of a Fire/Rescue station on the southeast corner of the Parc Dulles II property. The
area of the Special Exception is slightly larger than the area of dedication because a portion of the
“return route” roadway which is included in the Special Exception is not included in the dedication.

SPECIAL EXCEPTION FACTORS FOR CONSIDERATION

Section 6-1310 of the Zoning Ordinance outlines various factors for consideration in the review of
a special exception request. The following is an analysis of these factors in relation to the Property:

(A)  Whether the proposed special exception is consistent with the Comprehensive Plan.

This area is planned for Keynote Employment and/or Urban Center. In all cases,
Fire/Rescue use is appropriate. The proposed site is located adjacent to 2 major collector
road and is well-located in close proximity to Dulles Town Center, a major destination retail
location. -

B) Whether the proposed sm‘ cial exception will adegﬁate!y provide for safety from fire
hazards and have effective measures of fire control. '

The proposed development will enhance the safety of structures within its service area.

(C) Whether the level and impact of any noise emanating from the site, including that
generated by the proposed use, negatively impacts the uses in the immediate area.

Fire/Rescue staff for Loudoun County have worked closely with many neighborhoods to
ensute that potential noise concerns are addressed. Numerous policies and practices have
been refined over time to protect neighbothoods from the impacts of this important public
safety feature. Fire/rescue stations must meet state code requirements to ensure adequate
warning of the presence of emergency vehicles, but, again, the County has successfully
managed the integration of emergency setvices into various neighborhood settings.
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)

(E)

©)

Whether the glare or light that may be generated by the proposed use negatively
impacts uses in the immediate area.

See “C” above.

Whether the proposed use is compatible with other existing or proposed uses in the
neighborhood, and adjacent parcels.

The subject property is proposed community center use and multi-family residential and is
compatible with all surrounding development. A 50’ landscaped buffer and a parking area
separate the proposed multi-family residential units from the fire/rescue station. Again,
numetrous stations are located within neighborhoods in close proximity to residential uses.
Fire/Rescue stations ate considered good neighborts.

Whether sufficient existing ot proposed landscaping, screening and buffering on the
site and in the neighborhood will ade telv screen surrounding uses.

The required buffer will be provided.

Whether the proposed special exception will result in the presetvation of any
topographic or physical, natural, scenic, archaeological, or historic feature of

significant importance.

While not located on the Special Exception area, an archaeological site is present on the
subject propetty, and, consistent with County policy, the Applicant has proffered to
preserve the site. The Rezoning Plan indicates that the archaeological site is planned for
preservations : .

' Whether the proposed special exception will damg,g' ¢ existing animal habitat,

vegetation, water quality (including groundwater) or air quality.

Stormwater management will be provided offsite and integrated into the stormwater
management system for the entire Property. Recognizing the potential for the Fire/Rescue
station to be developed pror to the commercial center, the Applicant has agreed to provide
easements that may be needed for temporary stormwater facilities.

There are no wetlands or other sensitive features that require preservation on the area of
land proposed for dedication to Loudoun County for the fire/rescue station.

Ao
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@

@®)

(0)

Whether the proposed special exception at the specified location will contribute to
ot promote the welfare or convenience of the public.

Fire/rescue facilities are vital elements of the public safety system in Loudoun County. The
proposed location meets the County’s need fot a fire/rescue station in this area of the
County.

Whether the traffic expected to be generated by the proposed use will be adequately

and safely served by roads, pedestrian connections and other transportation
services.

The roadway infrastructure surrounding the property is complete. DTC is virtually the only
development in Loudoun where the road infrastructure was completed well in advance of
the approved land use. The circulation within the proposed fire/rescue station is
completely segregated from other on-site traffic, other than an additional return option for
fire/rescue vehicles.

Whether, in the case of existing structures proposed to be converted to uses
trequiting a special exception, the structures meet all code requirements of L.oudoun
County. ]

N/A

Whethet the proposed special exception will be setved adequately by essential

" public facilities and services.

Water and sewer service will be extended to the site..

_ The effect of the proposed special éxceptign on g;oMtei supply.

None. The site is served by central water and sewer.
Whether the proposed use will affect the structural capacity of the soils.
A soils report, as required, will be submitted at site plan.

Whether the proposed use will negatively impact orderly and safe road development
and transpottation.

No. The surrounding road network is complete. Internal access is provided and addresses
the potential for the Fire/Rescue site to develop ptior to the commercial center.

-26- A’I‘H



PARC DULLES I
Zoning Map Amendment
~ Statement of [ustification —

August 6, 2002
Revised October 7, 2002
Revised March 14, 2008

Revised February 20, 2009
Revised July 28, 2009
Revised August 31, 2009

®)

Q

®)

©®)

(€Y)

Whether the proposed special exception use will provide desirable employment and
enlarge the tax base by encouraging economic development activities consistent

with the Comprehensive Plan.

The project will contribute to a strong public safety network, which, in turn, enhances the
attractiveness of Loudoun County to residents and employers, alike.

ether the proposed special exception considers the needs of agriculture
industry, and businesses in future growth.

See “P” above.

Whether adequate on and off-site infrastructure is available.

All utilities and transportation infrastructure are available to the site.

Any anticipated odors which may be generated by the uses on site and which may
negatively impact adjacent uses.

None.

Whether the proposed special exception uses sufficient measure to mitigate the
impact of construction traffic on existing neighborhoods and school areas.

Construction traffic will not traverse the area proposed-for residential land use. Further, it

is likely that the fire/rescue station is complete before residential uses are established on
site. T - <
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SPEX 2008-0027

Proposal to permit establishment of Office Use in Excess of
20% of Total Square Footage

APPLICANT’S PROPOSAL

The Applicant proposes a PD-CC(CC) zoning district at the southern edge of the Parc Dulles II
property. A total of 117,000 square feet of space is proposed as follows:

17,000 — Fire/Rescue station
Up to 60,000 — Commercial

Up to 100,000 — Office

The PD-CC(CC) zoning district only permits up to 20% of the total floor area to be developed as
office, however. Office uses exceeding 20% are permitted by Special Exception. Only 23,400 sf of
office uses ate permitted by right in the proposed PD-CC(CC) district; we ate seeking a Special
Exception to increase office space by 76,600 so that up to 100,000 sf of office may be developed

- on the site.

SPECIAL EXCEPTION FACTORS FOR CONSIDERATION

Section 6-1310 of the Zoning Otrdinance outlines various factors for consideration in the review of
a special exception request. ‘The following is an analysis-of these factors in relation to the Property:

(A) Whether the proposed special exception is consistent with the Comprehensive Plan.

Office use, well in excess of the 40,000 — 100,000 sf proposed, is currently approved for the

site. The Plan designations of Keynote Employment and Urban Center both support
development of office on the site.
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®)

©

(D)

(E)

©)

Whether the proposed special exception will adequately provide for safety from fire
hazards and have effective measures of fire control.

The proposed office use will be developed with all required fire safety equipment.

Whether the level and impact of any noise emanating from the site, including that
generated by the proposed use, negatively impacts the uses in the immediate area.

No. The proposed location of office, typically a very quiet use, is at the southeast corner of
the property, away from proposed residential uses.

Whether the e ot light that may be generated by the proposed use negative
impacts uses in the immediate area.

No. The Applicant will provide shielded lighting fixtutes to prevent glare and light trespass
and would support a condition to that effect.

Whether the ptoposed use is compatible with other existing or ptoposed uses in the
neighborhood, and adjacent parcels.

The subject propetty is proposed for community center use and an increased office
component is desirable. A significant landscaped buffer and a parking area separate the
proposed multi-family residential units from the proposed office uses.

hether sufficient exis ing ot proposed landscapi creening and buffering on the
site and in the neighborhood will adequately screen surrounding uses.

The fequired buffer will be provided.

Whether the proposed special exception will result in the preservation of any
topographic or physical, natural, scenic, archaeological, or historic feature of
significant importance.

‘The proposed Special Exception does not increase the amount of square footage to be
constructed, it merely allows the mix of uses to include more than 20% office.

Whether the proposed special exception will damage existing animal habitat,
vegetation, water quality (including groundwater) or ait quality.

Except for an area of 2 manmade drainage way whete wetlands have been established, there

are no wetlands or other sensitive features that require preservation on the area of land
proposed for the office area. Any required mitigation will be provided.
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@

@®)

©)

Whether the proposed special exception at the specified location will conttibute to
ot promote the welfare or convenience of the public.

Increasing office options, as proposed, will provide mote options for employment as well as
office-based setvices such as tax, legal, medical and other similar uses that will not
necessarily locate in the larger office buildings planned for the land bays west of Atlantic.

Whether the traffic expected to be ggnetated by the proposed use will be adequately

and safely served by roads, pedestrian connections and other transportation
services.

Office uses generate less traffic that retail uses, so increasing the proportion of the site to be
developed with office will reduce the traffic impacts.

Whether, in the case of existing structures proposed to be converted to uses
requiting a special exception, the structures meet all code requirements of Loudoun

County.
N/A

Whether the proposed special exception will be setved adequate essential
public facilities and services.

All. public utility infrastructure is available to the site.

The effect of the proposed special exqepg'.on on groundwater supply.
None. The site s served by central water anid sewer.

Whether the proposed use will affect the structural capacity of the soils.

A soils report, as required, will be submitted at site plan.

Whether the proposed use will negatively impact ordetly and safe road development
and transportation.

No. The current road network is complete.

-30-

A-143



PARCDULLES II
Zoning Map Amendment
— Statement of Justification —

August 6, 2002
Revised October 7, 2002
Revised March 14, 2008

Revised February 20, 2009
Revised July 28, 2009
Revised August 31, 2009

®)

Q

®)

©)

(T)

Whether the proposed special exception use will provide desirable employment and
enlarge the ase ncouraging economic development activities consistent
with the Comprehensive Plan,

The project will inctease the amount of office over what is permitted by the proposed
zoning district, and the additional office is of value from a tax base perspective.

Whether the proposed special exception considers the needs of agriculture,

industry, and businesses in future growth.

The proposed office will provide more options for employment as well as office-based
services such as tax, legal, medical and other similar uses that will not necessarily locate in
the larger office buildings planned for the land bays west of Atlantic.

Whether adequate on and off-site infrastructure is available.
All utilities and transportation infrastructure are available to the site.

Any anticipated odors which may be generated by the uses on site and which may
negatively impact adjacent uses.

None.

Whether the proposed sméial exception uses sufficient measure to mitigate the
impact of construction traffic on existing neighborhoods and school ateas.

" Construction traffic will not traverse the area proposed for residential land use. Further, it

is likely that the fire/rescue station is complete before résidential uses are established on
site.
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ZMAP 2002-0017
SPEX 2008-0026 and SPEX 2008-0027

Response to Referral Comments

February 20, 2009

COMMUNITY PLANNING

(Commenits dated June 20, 2008)

A.

LAND USE

Comment: Staff finds that Parc Dulles II is not consistent with the Revised General
Plan’s land use policies and land use mix envisioned for the subject property. To be
in conformance with the Plan, the application should be revised to provide 100%
large-scale office uses supported by ancillary retail and personal services, along with
the appropriate amount of public/civic and parks/open space. Residential uses
should not be included within the land use mix. Staff is not able to support the
application as proposed.

Response: During Planning Commission review of this application in July, 2004, the
Applicant was asked to evaluate the planning for this property in relation to the larger
Dulles Town Center property. The owner/applicant, Lerner Enterprises, subsequently
engaged in a master planning process to ensure that the Dulles Town Center evolves as
planned to encompass the County’s planned Urban Center. To implement the revised
plan, the area to the north and west of the mall is proposed to be rezoned to a mixed use

urban center (north of the existing mall) and a significant office campus (adjacent to
Route 28).

An overarching goal of the planning for Dulles Town Center is to ensure that the planned
amount of office space is not diminished, even as a richer, more varied and dynamic land
plan is created. At the same time, we recognize that the roadway network was designed
to accommodate the currently planned amount of office space, so a dramatic increase in
office is not proposed.

The Parc Dulles application supports this effort to maintain the currently planned amount
of office space and locate it in the planned Urban Center. By not developing the allowed
500,000+ square feet of non-residential space at Parc Dulles, that same amount of space
can be incorporated into the Urban Center as part of the DTC rezoning case without
dramatically increasing the amount of commercial space currently approved.

ATTACHMENT 4
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Respouse to Referral Comments

February 20, 2009

EXISTING CONDITIONS

Forests, Trees, and Vegetation

Comment: Staff finds that the forestal polices of the Revised General Plan have not
been addressed. Staff recommends the applicant revise the CDP to incorporate
additional tree save areas, especially where there are specimen trees, as part of the
development’s open space. Staff also recommends the applicant identify on Sheet 4
of the CDP those specimen trees that will be preserved.

Response: The Applicant has identified specimen trees on the CDP and has committed to
a minimum 1.8 acres tree conservation area.

Stormwater Management

Comment: Staff defers to the County’s Environmental Review Team for specific
recommendations related to stormwater management.

Response: Acknowledged.
Wetlands

Comment: Staff recommends the applicant verify, through the USCOE, whether
the wetlands are jurisdictional. If so, staff recommends the applicant avoid or
minimize impacts to the greatest extent possible.

Response: The Applicant has submitted the wetlands report to the USCOE for
jurisdictional determination and will update the County when the determination is
available.

Steep Slopes

Comment: Staff requests the applicant indicate steep slopes on Sheet 2 of the CDP.
Staff requests the applicant revise Sheet 4 of the CDP to show how the steep slopes
adjacent to the eastern boundary may be impacted.

Response: Steep slopes have been identified on the Existing Conditions Plat. All on site
steep slopes are man made as part of the construction of adjacent roadways and drainage
channels. The Applicant has requested copies of the appropriate CPAPs and grading
permits and will provide this additional information as soon as it is available.
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5. Historic Resources

Comment: Staff’s review of the historic resources on-site will be submitted under
separate cover.

Résgonse: Acknowledged.
C. SITE DESIGN

Comment: Due to the significant land use issues related to the application, staff will
not address site design issues at this time. Should this application proceed further,
staff will provide comments related to site design for Keynote Employment land
uses.

Response: As noted in the Statement of Justification, this project is proposed as an
extension of the well received Parc Dulles project located immediately to the north of
Parc Dulles II. Strong pedestrian orientation defines the project, and centrally located
amenities provide both a civic focal point and excellent recreational options. Meeting
spaces and other leisure-oriented indoor gathering places are provided as well.

The Applicant proposes to use the same design approach; we recommend a site visit with
staff to discuss the design, any adjustments staff might identify and perhaps a set of
design guidelines that would provide assurances that the Parc Dulles design would be
used on Parc Dulles I1.

OFFICE OF TRANSPORTATION SERVICES (OTS)
(Comments dated June 3, _2008)

Comment 1: A traffic study was not submitted with this application. A traffic
study, scoped in keeping with Loudoun County FSM and VDOT Chapter 527
requirements, is needed to understand the impacts of this proposed development on
the surrounding road network. Any previous discussions and commitments related
to transportation with the previous application need to be reviewed in light of the
updated traffic study.

Response: A traffic study has been submitted pursuant to scoping agreement dated March
12, 2008 that ensures the analysis covers both the DTC and the Parc Dulles II
applications.
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Response to Referral Comments

February 20, 2009

Comment 2: The concept plan shows a right-in right-out entrance onto City Center
Boulevard which does not appear essential for traffic circulation and will create
friction on northbound travel on City Center Boulevard. Therefore, it is
recommended that this entrance be removed from the concept plan.

Response: Northbound friction will be minimized at this location as the right-in/right-out
has always been planned at this location. A curb cut and right turn lane exist at the
planned entrance location and were constructed pursuant to the CPAP for City Center
Boulevard. The turn lane will require restriping to function as such, but will minimize
any northbound friction not addressed by the light-controlled intersection at City Center
and Nokes. Lane striping for this section of City Center Boulevard has been shown on
the Rezoning Plat.

Comment 3: When is Haleybird Drive expected to be connected to the east to
Ridgetop Circle? Please update.

Response: The Applicant is currently proffered to construct a half section of Haleybird
Drive off — site to connect with Ridgetop Circle — though timing is not specified. In
addition, construction of a full, 4-lane section of Haleybird on site is complete. The
Applicant proposes to revise the proffers to commit to construct the connection of
Haleybird Drive to Ridgetop prior to issuance of the first certificate of occupancy for the
residential portion of Parc Duiles II.

Comment 4: Recommendations for improvements to the area road network and
transit will follow after review of an acceptable traffic study from the applicant.

Response: Traffic study for the DTC application addressed Parc Dulles 11, and 8 copies
were submitted to the County on February 13, 2009.

ENVIRONMENTAL REVIEW TEAM (ERT)
(Comments dated June 20, 2008)

Regarding Streams and Wetlands

Comment 1: Note 19 on Sheet 1 indicates that the wetland delineation depicted on
the property has not been confirmed by the Army Corps of Engineers (Corps).
Please submit the wetland delineation to the Corps for confirmation. In addition,
please indicate the wetland and stream classification (e.g., palustrine forested
wetland, intermittent stream) in the Legend on Sheets 2 and 4 and update Note 19 to
reflect the Jurisdictional Determination once it has been issued [e.g., Jurisdictional
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waters and wetlands depicted on the plan were delineated by Wetlands Studies and

Solutions and confirmed by Army Corps of Engineers JD (number), issued on
(date)].

Response: As noted in response to Community Planning comment # 3, above, the
requested jurisdictional determination will be provided upon receipt from the USCOE.

Comment 2: The riparian corridor that originates on the Parc Dulles II property
drains northwest through the Parc Dulles property, where it becomes Minor
Floodplain, through the parcels included Dulles Town Center Rezoning (ZMAP-
2007-0001), where it has been delineated as a perennial stream, to the stormwater
management pond serving the Dulles Town Center property, near the Route
7/Route 28 interchange, to Broad Run. The two active rezoning applications
associated with Dulles Town Center offer a unique opportunity to preserve this
riparian corridor and its remaining forested buffer. Preservation and enhancement
of this forested riparian corridor is imperative to minimizing the impacts of the
proposed development on water quality, a matter of consideration outlined in
Section 6-1211.E.9 of the Revised 1993 Zoning Ordinance.

Response: The Applicant desires to minimize the impact of storm water management
facilities while, of course, protecting down stream water quality. Because the perennial
stream flows through the subject property of both zoning proposals, the Applicant has
coordinated with ERT staff to pursue a regional stormwater management solution for the
two applications in relation to the existing stormwater management pond in the southeast
quadrant of the Route 28/7 interchange. As the regional stormwater solution depends on
VADEQ approval, the Applicant has continued to depict possible SWM/BMP locations
on site should the regional approach fail. In either case, where appropriate, the Applicant
will use LID methods to treat water quality before it enters the riparian corridor.

Comment 3: Impacts to wetlands are currently proposed to accommodate a road
crossing, an office/retail building, a parking area, and a stormwater management
facility. Staff emphasizes the importance of avoiding and minimizing impacts to
wetlands and encourages the applicant to revise the development layout to further
avoid impacts to wetlands and forested riparian buffers.

Where impacts to wetlands are deemed unavoidable, staff emphasizes the
importance of mitigating wetland and stream impacts in close proximity to impacts
to help maintain water quality and flood protection benefits, as well as habitat.
Therefore, staff recommends that the applicant commit to prioritizing mitigation as
follows: 1) onsite, 2) within the Broad Run Watershed within the same Planning
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Policy Area, 3) within the Broad Run Watershed outside the Planning Policy Area,
and 4) Loudoun County, subject to approval by the U.S. Army Corps of Engineers
(Corps) and the Virginia Department of Environmental Quality (DEQ). This
approach is consistent with Policy 23 on Page 5-11 of the RGP which states that “the
County will support the federal goal of no net loss to wetlands in the County.”
Furthermore, the County's strategy is to protect its existing green infrastructure
elements and to recapture elements where possible [RGP, Page 6-8, Green
Infrastructure Text].

Response: Because the timing of development is not known, the mitigation needs and
options that may be available at the time of development are not known. The U.S. Army
Corps of Engineers (USCOE), as the agency primarily responsible for the implementation
of Section 404 of the Clean Water Act (which establishes the federal regulatory
framework for wetlands) provides, and has provided for many years, the most consistent,
predictable and effective set of regulations for wetlands protection. Any proposed
impacts to wetlands, or other “waters of the U.S.,” can only be made with the approval of
the USCOE and its sister agency at the state level, the Virginia Department of
Environmental Quality. The Applicant recommends that the state and federal regulatory
framework for wetlands protection provides ample assurance that wetlands will be
protected, and where necessary, impacts properly mitigated.

Regarding Forest Cover

Comment 4: Sheet 3 of the rezoning plat provides a list of 24 specimen trees, which
are depicted on the Existing Conditions Plan (Sheet 2). Please depict specimen trees
on the Rezoning Plat (Sheet 4), or a land use map that overlays the proposed land
uses over the existing conditions consistent with Item L.2 of the Rezoning Checklist,
so that opportunities to preserve existing specimen trees may be evaluated.

Response: Specimen trees have been incorporated into the Rezoning Plat, and several
trees are proposed to be incorporated into tree save areas. In addition, the archaeological
site has been included as tree save.

Comment S: Staff recommends that Tree Save Areas be identified as Tree
Conservation Areas and that Proffer VIIL.C. be updated consistent with the Sample
Tree Conservation Area Language (attached) approved by the County Arborist to
ensure the preservation of identified Tree Conservation Areas.

Response: Tree Save Areas are redesignated as Tree Conservation Areas.



PARC DULLES II
ZMAP 2002-0017
SPEX 2008-0026 and SPEX 2008-0027

Response to Referral Comments

February 20, 2009

Comment 6: Staff recommends that the Tree Conservation Area surrounding
jurisdictional waters and wetlands be expanded to provide a minimum 50-foot
buffer surrounding these features. Expansion of the buffer is necessary to minimize
impacts to jurisdictional features, to provide adequate separation between existing
natural drainage systems and the proposed land uses, and to ensure the viability of
proposed Tree Conservation Areas.

Response: The Applicant has provided buffers where possible and will collaborate with
VADEQ and the County to minimize wetlands impacts at site plan.

Comment 7: The Forest, Trees, and Vegetation Policies of the RGP encourage the
preservation of existing vegetation (Page 5-32), The County Arborist has visited the
site, and has indicated that the existing forest stand on the property is a pole to
sawtimber size mixed hardwood stand (e.g., white oak, red oak, hickory, green ash)
worthy of preservation. Therefore, staff recommends that the Archeology Preserve
Area, the Community Green and Tot Lot, and the Village Green be added to the
designated Tree Conservation Areas. Staff notes that the sample Tree Conservation
Area Language allows 20 percent of the cumulative tree cover to be removed, which
should accommodate the proposed uses in these areas.

Response: Please confer with Community Planning and Zoning regarding tree
conservation on the Community Green and Tot Lot. There appears to be an internal
policy conflict regarding whether the Applicant must provide the Community Green and
Tot Lot as relatively cleared open space or not. Notwithstanding, the proximity of
construction to these locations makes them poor candidates for successful tree
conservation areas. If trees are desired, a landscaping plan/element is probably more
likely to provide a successful approach.

Regarding Threatened and Endangered Species

Comment 8: Staff notes that Item 9 in the Statement of Justification references
Exhibit C, which is identified as “an assessment from the Virginia Department of
Conservation and Recreation with regards to natural heritage resources such as
endangered species and wildlife habitat;” however, a copy of Exhibit C was not
included in the application materials. Please forward a copy of Exhibit C with the
subsequent submission.

Response: DCR correspondence was included in the original submission and is attached
here.
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Regarding Soils and Steep Slopes

Comment 9: Please depict Moderately Steep and Very Steep Slopes as identified in
the Loudoun County Geographic Information System (LOGIS) on the Existing
Conditions Plan (Sheet 2) and the Concept Development Plan (Sheet 4) (or a land
use map that overlays the proposed land uses over the existing conditions). In
addition, please update Note 23 on Sheet 1 to indicate the presence of steep slopes on
the property. Staff notes that steep slopes present on the property are primarily
manmade with the exception of a forested Moderately Steep Slope along the eastern
property boundary that lies within the designated 25-foot side yard.

Response: The Applicant has depicted steep slopes on the Existing Conditions sheet and
notes that all steep slopes on site were manmade. The steep slopes along the northern
and western boundaries were created in association with the road improvements and the
steep slopes along the eastern property boundary were created by the adjacent owner,
Continental Ridgetop Associates LP as part of their site plan. The Applicant has
requested copies of the appropriate site plans, CPAPs and gradmg permits and will
provide this information as 1t becomes available.

Comment 10: Please identify Mapping Unit 69A as a hydric soil in the Soils Type
Description table on Sheet 2.

Response: Revised as requested.
Regarding Stormwater Management and Best Management Practices

Comment 11: Two possible Stormwater Management (SWM)/Best Management
Practice (BMP) facilities are currently depicted on the Concept Development Plan.
Additional information is needed regarding the type of facilities proposed consistent
with Item K.4. of the Rezoning Checklist.

In addition, Proffer III (Stormwater Management and Water Quality) indicates that
the property will be developed using a combination of the approved stormwater
management facility at Dulles Town Center and on-site BMPs. The existing pond in
the Northwest corner of Dulles Town Center, adjacent to the Route 7/Route 28
interchange, was designed to function as a dry pond and drain within 24 hours.
However, due to the fact that the pond is located online with a perennial stream, it is
maintaining a permanent pool of water. This permanent pool of water effectively
reduces the volume of the pond, causing it not to function as designed. During
review of the Dulles Town Center Rezoning, staff previously recommended that this

_8-

R-15%



PARC DULLES II
ZMAP 2002-0017
SPEX 2008-0026 and SPEX 2008-0027
Response to Referral Comments

February 20, 2009

facility be converted to a wet pond, with aquatic and maintenance benches, which
would increase the pollutant removal capability of the facility, while minimizing the
need for ongoing maintenance. A wet pond would also improve the condition of the
pond, providing a desirable community amenity.

Staff would like to engage in additional discussion with the applicant regarding the
proposed stormwater management approach for the property and the overall Dulles
Town Center project.

Response: The Applicant concurs and desires to minimize the impact of stormwater
management facilities while, of course, protecting down stream water quality. The
Applicant met with ERT staff on February 18, 2009 to pursue a regional stormwater
solution for the two applications enlarging the existing stormwater management pond at
Routes 7 and 28. As the regional stormwater solution depends on VADEQ approval, the
Applicant has continued to depict possible SWM/BMP locations on site should the
regional approach fail. In either case, the Applicant will use LID methods, as
appropriate, to treat water quality before it enters the riparian corridor.

Regarding Noise Impacts

Comment 12: The property is located at the intersection of two four-lane, Major
Collector roadways; Nokes Boulevard and City Center Boulevard, and includes
residential uses. Therefore, staff recommends that the applicant consider the
following noise study commitment, similar to commitments provided with other
approved rezoning projects:

“The applicant will provide a noise impact study to the County that will determiné
the need for any additional buffering and noise attenuation measures along Nokes
Boulevard and City Center Boulevard. The noise impact study shall be based upon
the ultimate road configuration as defined in the Revised Countywide
Transportation Plan and the ultimate design speed. Traffic volumes for these
roadways will be consistent with either the 2030 forecast from the Loudoun County
Transportation Forecasting Model or volumes projected at a time 10-20 years from
the start of construction as confirmed by the Office of Transportation Services,
based on the latest horizon year.

This noise impact study will be conducted by a certified professional engineer and
submitted to the County concurrently with the first site plan or constructijon plan,
whichever is first in time. Noise impacts occur if noise levels substantially exceed
the existing noise levels (a 10 decibel increase over existing levels) or approach (one
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decibel less than), meet, or exceed the Noise Abatement Criteria identified in the
Revised Countywide Transportation Plan. For all impacted uses, noise attenuation
measures shall be provided along the specified roadways or incorporated into
proposed structures sufficient to mitigate the anticipated noise impacts prior to the
issuance of occupancy permits for any impacted structures. Noise attenuation shall
result in noise levels less than impact levels (2 decibels less than the Noise
Abatement Criteria) and shall result in a noise reduction of at least 5 decibels.
Where noise attenuation measures are needed, priority shall be given to passive
measures (to include adequate setbacks, earthen berms, wooden fences, and
vegetation). Structural noise attenuation measures (e.g., noise walls) shall only be
used in cases where the mitigation cannot otherwise be achieved.”

Response: The Applicant will commit to construction techniques that will meet or
exceed the County’s interior noise standard. All outdoor recreation areas — pool, tot lot,
community green, are shielded from the roadways by residential buildings; there is no
greater structural noise attenuation measure that can be provided.

Regarding Archaeology

Comment 13: The Rezoning Plat (Sheet 4) currently depicts Site 441.D947 as an
Archeology Preserve Area; however, the Phase III Archeological Study outlined in
Proffer IV (Archeological Survey) requires disturbance of the site. Therefore, staff
recommends that Proffer IV be revised to require the Phase III Study only in the
event the area will be disturbed, as follows:

“If a Phase III Archeological Study is recommended for site 441.D947 as a direct
result of the Phase II Study, and disturbance is proposed within the Archeology -
Preserve Area identified on the rezoning plat, a Phase III Archeological Study will
be conducted prior to approval of the associated grading permit and the
commencement of any disturbance within the Archeology Preserve Area.”

In addition, staff reccommends that the last sentence of the proffer be removed to
ensure that the Phase II Archeological Study is performed regardless of whether or
not the site is disturbed.

Response: The Applicant has committed to avoiding the archaeological site. If
disturbance cannot be avoided, a Phase II will be completed. If the Phase II indicates, a
Phase III — full excavation — will be conducted. A Phase II analysis will not be provided
unless the site is proposed for disturbance.

-10 -
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Regarding Green Building Practices

Comment 14: Staff encourages a commitment in the design of the proposed
structures to meet appropriate green building standards for commercial and
residential uses. These standards bring about building design that conserves energy
and water, maximizes indoor air quality and natural light, and minimizes
construction waste and disturbance of natural landscapes. Leadership in Energy
and Environmental Design (LEED), as supported by the United States Green
Building Council, is a prominent standard for commercial and multi-story
residential construction.

With the second submission, please include a LEED for New Construction (NC) or
Core and Shell (CS) score sheet for appropriate buildings to indicate green building
design commitments. If LEED — NC or CS does not apply then appropriate
residential green building standards include, but are not limited to, National Green
Build Standard from the National Association of Homebuilders (currently under
development); LEED for Homes from the US Green Building Council, and
EarthCraft House Virginia.

Response: Since the timeframe for development is unknown, the information needed to
complete the requested LEED worksheets is not available. The Applicant has extensive
experience with and commitment to Green Buildings but prefers not to commit to an
existing standard that can be anticipated to evolve in the coming years.

Comment 15: Given the combination of uses proposed, ERT suggests consideration
of re-submission of this application for PD-MUB, as destribed in Section 4-1350 of
the Zoning Ordinance. This section supports a combination of office, residential,
and retail. It also includes a 0.1-FAR incentive where at least 20 percent of the
proposed floor area is certified LEED-Gold, among other incentives.

Response: The PD-MUB district is only allowed in areas designated in the Revised
General Plan for “Business Land Use.”

ECONOMIC DEVELOPMENT
(Comments dated June 16, 2008)

Comment 1: The applicant is encouraged to retain this site for commercial
development with the emphasis on office and flex and not remove valuable
commercial land from the Route 28 Tax District. Removal of land from the Tax
District is a serious concern and negatively impacts the overall district.
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Response: As noted in the response to Community Planning comment # 1, the Applicant
is essentially transferring the commercial square footage approved for Parc Dulles IT to
portions of DTC proposed for the town center. Development of office space is unlikely
to occur on this site for decades, so there is no near term property tax revenue to be lost.

Comment 2: The proposal does not represent a mixed use project, but rather a mix
of uses. The proposal does not integrate with the rest of the community and does
not include safe and convenient connections, vertical integration of uses, or
developmental linkages/phasing.

Response:

Pedestrian linkages. The proposed community is designed to be a physical
extension of an existing community — Parc Dulles. Additional commitments to
pedestrian connections via sidewalks and designated crossing locations have been
provided to enhance pedestrian connectivity with the balance of the DTC
property.

Mixed Use. We do not understand staff’s distinction between a “mix of uses,”
and “mixed use.” Many well-appreciated mixed use environments are
horizontally, not vertically, mixed. The most important element of a mixed use
community is that residents have convenient access, by walking, to services.

The proposed PD-CC(CC) district is designed for pedestrian connectivity. In
contrast, in many planned communities in suburban settings such as Loudoun, the
services/retail are separated from the associated residential neighborhood by a
large road. In some settings the rear of the retail, along with service entrances and
trash collection areas, are adjacent to the neighbors who area protected by a large
buffer. In short, the residential community may be adjacent, but it is still not
connected from a pedestrian’s perspective. The proposed setting carefully
balances required buffering with integration of residential and commercial uses to
ensure the integrity of the fabric of the neighborhood.

Phasing. The project will not be phased, as infrastructure needs to be provided to
the site as a whole.

-12-
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VIRGINIA DEPARTMENT OF TRANSPORTATION (VDOT)
(Comments dated May 28, 2008)

Comment 1: The applicant shall ensure that the commercial entrances proposed
for the development conform to the applicable requirements of VDOT Minimum
Standards of Entrances to State Highways, latest edition. The minimum and
maximum width of a two-way commercial entrance should be 30’ and 40’
respectively.

Response. Acknowledged.

Comment 2: The median break proposed on Nokes Boulevard should not be
permitted. Either reconfigure the site to provide access to Fire and Rescue at the
existing cross-over or the proposed entrance be restricted to right-in and right-out.
It appears that access to this facility can also be provided from other abutting public
streets.

Response: Further discussion with VDOT is sought. We believe that with appropriate
traffic signalization and complete separation of non-Fire/Rescue traffic from the
Fire/Rescue portion of the site, the proposed median break would be workable.

Comment 3: A right and a left-turn lane should be provided for the proposed
entrance on Haley Bird Drive.

Response: Acknowledged

DEPARTMENT OF FIRE, RESCUE AND EMERGENCY MANAGEMENT
(Comments dated June 17, 2008)

Comment 1: Staff is concerned that the size of the parcel would not be enough to
accommodate all the program requirements, and ensure adequate circulation and
deployment of emergency vehicles.

Response: The Special Exception plat demonstrates that all program requirements,
including future expansion needs, can be met. Circulation analysis has been performed
to ensure that the large vehicles anticipated can be accommodated.

Comment 2: Staff would not be able to agree to a condition that requires
substantial conformance with the layout of page 6 of the plat as we do not have
enough detail to determine if it would meet the department’s needs and to our
knowledge has not been engineered and designed formally. Staff respectfully
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requests additional information to confirm that the depicted layout considered
storm water management, availability of utilities to the site, required buffer and
setbacks, any right-of-way for future road construction or expansion of existing
roads etc. Also, staff requests details regarding the timing of conveyance and any
additional site work that would be performed prior to conveyance.

Response. We have met with Fire/Rescue staff and believe that each of these issues is
resolved, but we are pleased to have additional discussions to ensure that the site is
completely functional for the Fire/Rescue use proposed in the Special Exception. The
site would be transferred at the County’s request.

Comment 3: Once the parcel is conveyed to the County to be developed as a fire
and rescue station it can no longer give the appearance of being part of the retail
campus. For example, the parking spaces can not be shared with the retail
development and signs will be installed to limit access to the station to emergency
personnel and station visitors. It is also pessible that fencing will be necessary to
ensure the safety and security of station operation and daily activities.

Response: Acknowledged. Revisions to the site layout have been incorporated to ensure
the complete separation of circulation, parking, etc.

Comment 4: Staff respectfully requests that the Applicant will secure approval the
depicted median break access for emergency vehicles on Nokes Boulevard.

Response: Additional discussion with VDOT on this point has been requested.
Comment 5: Staff requests information to demonstrate that access to the proposed
structures (all sides) would not be compromised in order to achieve the proposed

layout of the site.

Response: Analysis of site circulation has been provided by the Applicant to Fire/Rescue
staff demonstrating that access to the structure is assured.

Comment 6: We respectfully request that the applicant would consider a
contribution to the fire/rescue volunteer company.

Response: The proffers include a contribution of $120/unit, to accelerate with CPL
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PARKS, RECREATION AND COMMUNITY SERVICES
(Comments dated July 28, 2008)

Comment 1:  This project will potentially add 445 multi-family residential units
and offers a per residential unit contribution to the Open Space Easement Program
to be used for the purchase of open space east of Route 28 or to provide active
public recreation facilities east of Route 28. However, the Sterling subarea is
presently and will continue to experience significant development. Additional
development from new rezoning and by-right developments will place recreational
facilities in further jeopardy from a capacity perspective. Developers of other
subarea residential projects indicate in their applications that the area is supported
by existing and planned public facilities, such as Claude Moore Park. However,
residents from both by-right and rezoned subdivisions add a significant demand on
existing recreation facilities which make it difficult to keep pace with respective
service demands. This application alone will have an immediate impact on existing
public recreational facilities in the area.

The Applicant should further demonstrate to staff, the Planning Commission, and
the Board of Supervisors how the recreational and leisure needs of these new
residents will be met without further taxing the existing public recreational facilities
in eastern Loudoun. PRCS recommends increasing the contribution amount, and
earmark it for the purchase of additional open space adjacent to an existing PRCS
facility or for the improvement of an existing PRCS facility.

Response: The proposed Parc Dulles II project has been designed as a continuation of the
existing Parc Dulles project, and, like the existing residential neighborhood, excellent on-
site amenities are provided. The proposed amenities at Parc Dulles II include a pool, tot
lot, community green and indoor meeting space and recreational facilities.

Comment 2: PRCS is concerned with the project’s proximity to the Dulles Town
Center Mall, and its associated vehicular traffic. The Loudoun County Bicycle and
Pedestrian Mobility Master Plan (BPMMP), Chapter 4, Bikeway and Walkway
Facility Types, Intersection Treatments, recommends “a wide variety of features,
including high-visibility crosswalks, wheelchair ramps, curb extensions, median
refuges, countdown signals, in-median safety bollards, mid-block crossings, and
more.” PRCS recommends the Applicant proffer intersection treatments
throughout the proposed development, specifically along City Center Boulevard and
Haleybird Drive.
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Response: The Applicant has incorporated crosswalks, as requested, and subject to
VDOT approval.

Comment 3: The Loudoun County Bicycle and Pedestrian Mobility Master Plan
(BPMMP), Chapter 4(B), Land Development, Land Development Policy 6, states
that “All land development applications shall provide bicycle and pedestrian access
through the development in various directions, so as to prevent it from becoming a
barrier between other trip origins and destinations in the community.” In addition,
BPMMP Land Development Policy 7, “All land development applications shall
provide a sufficient number of bicycle and pedestrian access points to ensure efficient
connections to and from the various activity nodes within the development and
linkages to existing or future adjacent developments.” The Applicant should
demonstrate to Staff, the Planning Commission, and the Board of Supervisors how
bicycle and pedestrian access to and through the development and connections to
adjacent developments are being met, specifically considering trail linkages along
City Center Boulevard and Haleybird Drive.

Response: Similarly to Parc Dulles, a 5’-wide sidewalk is provided along the City Center
Boulevard frontage that completes a pedestrian connection from the proposed
commercial center at the south end of Parc Dulles 11, through to the existing Hadley’s
Park adjacent at the north end of the DTC property.

Comment4:  PRCS strongly supports any efforts to protect and preserve
wetlands, trees, and native vegetation because these contribute directly to protecting
the health of surface water, groundwater, air quality, and aesthetics — all of which
contribute to the health of the community’s residents. Staff recommends that the
proposed “tree save / wetland” area has a Forest Management Plan that addresses
the use, maintenance, target vegetation, wildlife management goals and methods,
and other aspects of sustaining a functional and attractive natural area. The
management plan should address how multiple layers — overstory, understory,
shrub and herbaceous layers — will be maintained to ensure the health and
functionality of the vegetated open space.

Response: Staff has requested a Forest Management Plan and a Resource Management
Plan for the open space within Parc Dulles II. We recommend a single approach to
management of open spaces and request a meeting with staff to clarify the goal and
determine the desired management strategy.
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Comment S: It appears that the Applicant is proposing to place portions of stream
corridor and wetlands within open space. PRCS requests additional detailed
information on any potential passive recreational uses within these open spaces (e.g.,
trails, etc.). In addition, Staff recommends that the open space have a Resource
Management Plan that addresses the use, maintenance, target vegetation, wildlife
management goals and methods, and other aspects of sustaining a functional and
attractive natural, open space area. The management plan should also address how
watershed protection is to be applied to ensure a healthy stream, diverse aquatic
life, stable stream banks, and vibrant native vegetation. In addition, the
management plan may also include opportunities and requirements for stream
restoration. -

Response: See response to Comment 4, above.

Comment 6: PRCS requests more information concerning Applicants intent for the
northern portion of Land Bay OP-2 outside of the proposed stormwater
management facility, at the interchange of Route 7 and Route 28, which is shown to
remain undeveloped.

Response: Staff and the Applicant met to discuss Land Bay OP-2. Parks and Open
Space proposed for this area have been revised, pursuant to staff recommendations, and
are addressed in the Dulles Town Center rezoning application.

Comment7: The Statement of Justification states that “sidewalks and trails will
be constructed at a width and of materials as required by the FSM.” The Loudoun
County Bicycle and Pedestrian Mobility Master Plan (BPMMP), Chapter 4(A),
Roadway Planning and Design Policy, Walkway and Sidewalk Policy 2(a) (p. 31):
“Sidewalks in the Suburban Policy Area: Residential streets should have sidewalks
with a minimum width of five (5°) feet. PRCS recommends that all internal sidewalks
be a minimum of § feet. It is important to recognize that providing a wider width
for sidewalks does not necessarily add to the safety of sidewalk bicycle travel.
Utilizing or providing a sidewalk as a shared use path is unsatisfactory. Sidewalks
are typically designed for pedestrian speeds and maneuverability and are not
compatible with for higher speed bicycle use. Shared-use paths and/or bike lanes in
the adjacent streets should be considered for bicycle travel.

Response: Internal sidewalks are proposed at 5°.

-17 -

A-163



PARC DULLES II
ZMAP 2002-0017
SPEX 2008-0026 and SPEX 2008-0027
Response to Referral Comments

February 20, 2009

ZONING ADMINISTRATION

(Comments dated August 25, 2008)

A.

Critical Issues:

Comment 1: Section 6-1310, Issues for Consideration. The applicant shall address
this section in the statement of justification or special exception plat. The applicant
has not addressed this section for the two proposed special exception uses. Please
revise the statement of justification and plats accordingly.

Response: The Statement of Justification has been revised as requested.

Comment 2: Section 6-1504, Modifications. Sheets 4, 6 and 7 note modification of
Sections 4-205(C)(2) and 4-205(C)(3). The applicant needs to provide a written
justification for each modification addressing how the modifications will achieve an
innovative design, improve upon the existing regulation or otherwise exceed the
public purpose of the existing regulation.

Response: Justification for proposed modifications has been provided in the
resubmission.

Comment 3: Sections 1-205(4)/5-900(C), Lot Access Requirements/Access from
major roads. New access points (public or private) to major collector roads are
limited to locations at existing median breaks, planned median breaks or other
locations approved by Loudoun County or VDOT. Three new access points are
shown, only one of which appears to be located at an existing median break. Staff is
concerned that the access point to City Center Boulevard and access point to Nokes
Boulevard with a directional median break will not meet these sections of the
Ordinance. There is no need for a median break on City Center Boulevard, as the
Haverty’s furniture store across the street does not have access to City Center
Boulevard. The applicant needs to demonstrate that VDOT will approve all three
access points shown on the CDP. Staff notes that modifications may be requested
for PD Districts only; therefore, these sections may not be modified for the City
Center Boulevard access point in the R-24 district.

Response: A full movement intersection along Nokes Boulevard exists at this location
and will serve as the PD-CC(CC) district’s primary entrance. This entrance location was
approved and constructed as part of the Nokes Boulevard CPAP. A new directional
median break has been proposed along Nokes to service emergency vehicles only and the
Applicant will coordinate with VDOT to ensure their approval.
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A right in/right out entrance also exists along City Center Boulevard and was approved
and constructed along with a dedicated right turn lane as part of the CPAP for City Center
Boulevard. The Applicant is not requesting a median break along City Center Boulevard.
A modification has been requested to allow the PD-CC(CC) district direct access to
major collector streets.

Comment 4: Section 3-702, Size and Location. R-24 districts shall be located
abutting arterials and major collector roads, with direct access to such roads
provided only via minor collector roads. By definition, a minor collector is a
publicly owned and maintained road. Sheet 4 illustrates access via a private access
casement to City Center Boulevard, which does not meet this section of the
Ordinance. Revise the CDP to provide a public minor collector road into the R-24
district from City Center Boulevard. Staff notes that this provision may not be
modified. Finally, revise Proffer V.A. which indicates that all roads for access to
and within the Property are private roads.

Response: The plat has been revised to remove direct access from the R-24 district to
City Center Boulevard. The R-24 district’s primary entrance will be from Haleybird
Drive.

Comment 5: Section 4-204, Special Exception Uses (B) Community Center (3),
Office. The applicant requests special exception approval for office uses exceeding
20% of the total floor area of the community center. The applicant needs to clarify
on sheets 4 and 7 the total amount of office square footage being proposed for the
community center. Further, sheet 7 is confusing in that the limits of special
exception include a 1.9 acre site with 30,000 square feet of office (25.6%), yet office
uses are also shown in the buildings outside the limits of special exception.
Likewise, five buildings are labeled “office/retail” on sheet 4. Sheet 4 is not
consistent with sheet 7. The building at the corner of City Center and Nokes
Boulevards is labeled “office/retail” on sheet 4, but “office” on sheet 7. Please
resolve this discrepancy. Finally, staff questions whether the applicant will commit
to providing a 30,000 square foot office building of at least two stories in the location
shown on sheet 7 through a condition of approval.

Response: The labeling has been revised as requested. The Applicant will commit to a
2-story office building of a minimum of 30,000 sf.

Comment 6: Section 4-204, Special Exception Uses (B) Community Center (7), Fire
and/or rescue station. Staff has serious concerns about the size and layout of the
proposed fire/rescue site. As noted in the June 17, 2008, referral from the
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PARC DULLES II
ZMAP 2002-0017
SPEX 2008-0026 and SPEX 2008-0027

Response to Referral Comments

February 20, 2009

Department of Fire, Rescue and Emergency Management, public uses of this type
typically require S buildable acres. Only two acres are provided. The return route
through the shopping center requires fire/rescue vehicles to travel along a road with
angled parking, such that motor vehicles will back up into the return route, creating
the potential for conflicts between motor vehicles and fire/rescue vehicles. Given the
45 mph design speed of Nokes Boulevard, staff is also concerned that fire/rescue
vehicles will not be able to safely cross Nokes Boulevard to travel east. Sheet 6
illustrates a one-way travel lane parallel to Nokes Boulevard that will allow motor
vehicles from the shopping center to enter the designated exit and return routes for
the fire/rescue site, which is not desirable. There are also two access points from the
north that intersect with the return route. The current design creates multiple
conflict points between the residential/commercial users and the fire/rescue vehicles.
The level and impact of noise generated by the fire/rescue use should be addressed
in the next submission as well as any mitigation measures. Overall, the proposed
site is not large enough and the poorly configured internal and external vehicle
circulation will pose hazards to both those using the shopping center and to
fire/rescue personnel. Finally, the limits of special exception need to be revised to

. include the “return route” shown on sheet 6. Based on the aforementioned issues,
staff does not support approval of SPEX 2008-0026 for a fire/rescue station at this
time.

Response: The Applicant has met with staff to discuss the various concerns associated
with developing a Fire/Rescue station adjacent to Parc Dulles. Revisions have been
incorporated into the SPEX plat:

* The shopping center and the fire/rescue site are fully separated so that only
fire/rescue vehicles can use the access point at Nokes.

¢ The Applicant has requested a meeting with VDOT to discuss the median break at
Nokes and the incorporation of additional traffic control mechanisms.

e The SPEX can be revised to include the “return route.” Additional discussion
regarding the optimal on-street parking design is requested as staff may
recommend that parallel parking, instead of angled, head-in parking, be
incorporated to reduce concern about conflicts. Further, we request additional
Fire/Rescue feedback on the need for a return route through the community
center; rescue vehicles may be able to be routed to return to the station from the
east on Nokes.
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PARC DULLES I
ZMAP 2002-0017
SPEX 2008-0026 and SPEX 2008-0027

Response to Referral Comments

February 20, 2009

Comment 7: Section 4-206(D), Vehicular Access. The PD-CC(CC) district shall
provide convenient and coordinated vehicular access to public roadways only via
collector roads. By definition, collector roads are publicly owned and maintained.
Sheet 4 illustrates access to Nokes Boulevard via private access easements. Neither
access point to Nokes Boulevard meets this section of the Ordinance. Vehicular
access points to Nokes Boulevard need to be upgraded to public collector roads.
The applicant may request a zoning modification to this section.

Response: Modification has been requested.
Other Issues:

Comment 1: Section 6-1211(E)(1) - Whether the proposed zoning district
classification is consistent with the Comprehensive Plan. The statement of
justification (p. 7) indicates that the property is governed by the Retail Plan and
states that destination retail policies apply to the site. This appears to be incorrect,
as the subject rezoning area is not within the comprehensive plan overlay mapped
as destination retail per the Loudoun County Mapping System. While portions of
Dulles Town Center have a destination retail overlay, this 34-acre site does not. As
this rezoning will stand alone from the other approved and active rezonings in
Dulles Town Center, staff does not agree with the applicant’s assessment of this site
as subject to the destination retail policies, Staff defers to Community Planning for
further comment on consistency with the Revised General Plan.

Response: Acknowledged.

Comment 2: Section 6-1211(E)(3) - Whether the range of uses in the proposed zoning
district classification are compatible with the uses permitted on other property in the
immediate vicinity. Properties to the south and east of the proposed rezoning are
zoned PD-IP and currently include office, warehouse and flex industrial uses. In
general, residential uses are not compatible with the industrial uses permitted in the
PD-IP district. Staff recommends a 50-foot side yard and additional
landscaping/screening where the proposed community green & tot lot adjoin the
existing PD-IP district. The last submission included a 50-foot open space area
where residential uses adjoined the PD-IP district.

Response: The recommended 50° buffer has been adde